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requirement reads that “all property owners within a 600 feet
radius of the property” must be noticed. Within about 100 feet of
the subject property are maybe four properties (certainly 3)
which are all contiguous. My Black’s Law and Webster New World
Dictionary were consulted (copies enclosed) but neither seemed
determinative of what is not just contiguous but near or close. I
apologize for the argumentative nature of this but I finally
consulted the Definitions Section of your Monroe County
Comprehensive Plan Update to learn that “adjacent parcel” means:

“a parcel of land sharing a boundary with another
parcel of land at one or more points of intersection.
For purposes of this land development code, an
intervening road, right-of-way or easement
shall not eliminate nor destroy the adjacency of
the two parcels, except for U.S. 1”.

The subject property is partly bordered at the end of a public
road, Bonita Avenue, which continues directly to U.S. 1. Other
than that, there are three contiguous parcels, I.D. numbers being
00085520, 00552590 and 00552570. I believe your code definition
supersedes the administrative language on the application form.
Staff interpretation may not further restrict the original
ordinance language subsequent to the original date of passage.
City of Miami vs. Airbnb, 260 So.3d 478, 482, (Florida 3d DCA
2018), (See also Florida Attorney General Opinion #AGO 2019-07,
August 16, 2019). This explains the enclosed check for $9.00
rather than $171.00 (being three notices verses fifty seven).
Frankly it is not the expense but a matter of procedural and
substantive due process (which the applicant believes was
violated in the staff denial contrary to the considerable
evidence, in the original application). Again, I apologize for
the disagreement expressed at length herein, and at the beginning
of our relationship, and reserve the right to acquiesce and have
the clients send another $162.00, but I request the opportunity
to communicate further on this point, perhaps to your county
attorney assigned to the Planning Commission.

6. Letter of Margaret Matheson of this date as to the
representation of Robert A. McNaughton as his attorney in fact.

P Brief and Argument by undersigned.

Please be kind enough to send me, and e-mail is fine, a copy of
Monroe County Planning Commission Resolution No. P13-18, which

was referenced in the letter of Denial of February 25, 2020 and
which I have requested previously.
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Some of the interested parties are hesitant to travel currently,
in light of the National Emergency relative to the pandemic. We
therefore request that the Public Hearing be delayed until it is
safe to travel and gather as a group in public.

I note that at least once in the written statement in the
enclosed application reference is made to Monroe County Code
Sections regarding “grandfather” (Sect. 102-56(a) (1) permission
for property uses dating prior to 1985. While this Appeal does
not make such argument, the clients reserve the right to do so in
the future.

The client’s may have an expert witness at the Appeal Hearing and
I await such re-sumé and qualifications at this point so I
respectfully reserve the right to supplement this Application
regarding this point, and others, in the future.

I shall await word from Monroe County regarding the “notice”
issue see paragraph 5.

Thank you.
Respectfully,
Robert Hardy Matheson,
RHM/jn

Encs.

P.S. The Denial Letter was not received until February 29, 2020.



APPLICATION

MONROE COUNTY, FLORIDA
PLANNING AND ENVIRONMENTAL RESOURCES DEPARTMENT

T

APPEAL TO THE PLANNING COMMISSION
[MUST BE RECEIVED WITHIN 30 CALENDAR DAYS OF THE DECISION]

An application must be deemed complete and in compliance with the Monroe County Code by the Staff
prior to the item being scheduled for review.

Application Fee: $1500.00 (required)
Advertisement Fee: $245.00 (required)

Surrounding Property Owner Notification: $3.00 for each property owner required to be noticed

Pursuant to Monroe County Code Section 102-185, the Planning Commission shall hear and
decide upon appeals to administrative actions regarding provisions of the Land Development
Code, excluding those related to floodplain management and actions by the Historic Preservation
Commission.

Date of Application: 3 / 18 / 2020
Month  Day  Year

Appellant:
Shadow Point, LLC Margaret Matheson
Appellant (Name of Person, Business or Organization) Contact Name

5107 S.W. Anhinga Ave., Palm City, FL 34990

Appellant Mailing Address (Street, City, State and Zip Code)
772-708-9599 info@historicshadowpoint.com

Appellant Phone # Appellant Email Address

Agent Authorized to Act for Appellant (if applicable):

Robert Hardy Matheson Jr., Esqg.

Agent (Name of Person, Business or Organization) Contact Name
P.0. Box 1848, Palm City, FL 34990

Agent Mailing Address (Street, City, State and Zip Code)
772-485-0944 bobdermatheson@gmail.com

Agent Phone # Agent Email Address
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APPLICATION

Decision being appealed:
Staff denial of applicant's December 14, 2018 request for a

vacation rental permit exemption pursuant to Monroe County

Code Sect. 134-1(b)1

Date of decision being appealed: February 25, 2020

Property Owner of Affected Property (if applicable): Check Box if not applicable (3

Same as appellant

Property Owner (Name of Person, Business or Organization)

Same as appellant

Mailing Address (Street, City, State and Zip Code)

Legal Description of Affected Property (if applicable): Check Box if not applicable []
(If in metes and bounds, attach legal description on separate sheet.)
See attached Key Largo
Block Lot Subdivision Key
Parcel I.D.#00085930-000000 Property I.D. #1094536
Real Estate (RE) Number(s) Alternate Key Number(s)
598-600 Bonita Ave., Key Largo, FL 33037 103
Street Address (Street, City, State & Zip Code) Approximate Mile Marker

A notice of appeal in the form prescribed by the Planning Director must be filed with the County
Administrator and with the office or department rendering the decision, determination or
interpretation within 30 calendar days of the decision. Failure to file such appeal shall constitute a
waiver of any rights under this Land Development Code to appeal any decision, interpretation or
determination made by an administrative official. Such notice shall be accompanied by the names

and addresses of the owner, applicant, property owner, and adjacent property owners.

* * *® * % * ®
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